
 
 

   

DATE: April 17, 2019 
 

AGENDA ITEM # 2 

 
TO:     Design Review Commission 
 
FROM:    Eliana Hassan, Assistant Planner 
 
SUBJECT:   19-SC-01 – 119 Coronado Avenue 
 
 
RECOMMENDATION:    
 
Deny design review application 19-SC-01 subject to the listed findings  
 

 
PROJECT DESCRIPTION 
 
This is a design review application for a new two-story house.  The project includes 3,156 square feet 
at the first story and 1,294 square feet at the second story.  The following table summarizes the 
project’s technical details: 
 
GENERAL PLAN DESIGNATION: Single-Family, Residential  
ZONING: R1-10 
PARCEL SIZE: 16,997 square feet 
MATERIALS: Horizontal wood siding, smooth stucco, stone veneer, 

aluminum frame windows and garage door, steel 
railing, G.I. sheet metal gutters and downspouts 

 
 
 Existing Proposed Allowed/Required 

COVERAGE: 3,778 square feet 3,908 square feet 5,099 square feet  

FLOOR AREA: 
First floor 
Second floor 
Total 

 
3,390 square feet 
712 square feet 
4,102 square feet 

 
3,156 square feet 
1,294 square feet 
4,450 square feet 

 
 
 
4,450 square feet 

SETBACKS: 
Front 
Rear  
Right side (1st/2nd) 
Left side (1st/2nd) 

 
33 feet 
36 feet 
9.5 feet 
7.67 feet 

 
28 feet 
56 feet 
12.5 feet/22.8 feet  
15.17feet/22 feet 

 
25 feet 
25 feet  
10 feet/17.5 feet  
10 feet/17.5 feet 

HEIGHT: 20.33 feet 23.33 feet 27 feet 
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BACKGROUND 

Neighborhood Context 
The subject property is located near the intersection of Coronado Avenue and Cherry Avenue. The 
surrounding neighborhood is considered a Consistent Character Neighborhood as defined in the 
City’s Residential Design Guidelines. The characteristics are derived from the similar style and 
streetscape character within the neighborhood. The homes in the immediate neighborhood context 
are predominately one-story homes, with two-story homes at 258 Cherry Ave and 120 Sylvian Way. 
The exterior materials commonly used include stucco and wood siding with brick veneer and wood 
trim accents. Roof forms are mostly intermediately pitched side gables with composition shingles, 
apart from tile roofing on 91 Coronado Ave. The residences have low scale horizontal eave lines with 
wall plates that appear to be between eight to nine feet in height and garages that face the street. The 
neighborhood character appears consistent through rustic materials, similar house scale, and roof 
forms. The homes appear to have been remodeled and altered throughout different periods of time 
but maintain a similar neighborhood character. Landscapes in the front consist of mature street trees 
on most properties with dense screening shrubs further in.  
 
DISCUSSION  

Design Review 
According to the Design Guidelines, in Consistent Character Neighborhoods, good neighbor design 
has design elements, material, and scale found within the neighborhood and sizes that are not 
significantly larger than other homes in the neighborhood.  The emphasis should be on designs that 
fit-in and lessen abrupt changes.   
 
The proposed two-story structure uses a modern contemporary architectural style with taller wall plate 
heights, flat or low-pitched roof elements, and modern exterior design materials. Although the 
setbacks exceed the minimum standards on all sides, the proposed structure will result in the 
perception of excessive bulk when viewed from the street and adjacent properties. The flat roofs, 
combined with the decorative parapets of at least 1.5 feet in height, create an appearance of increased 
exterior wall height and bulk when compared to neighboring properties, particularly at the garage and 
stairwell areas. The shortest overall roof height on the first story appears to be at least ten feet in 
height, which exceeds the maximum plate height of many neighboring houses. Although the project 
will not necessarily be taller than the overall height of the neighboring houses, the project’s forms and 
massing along with the higher wall plate heights, lack of horizontal eave extensions that result in a 
lower exterior wall appearance, the large windows at the front elevation that accentuate the vertical 
elements, in relation to the immediate neighborhood, will create a perception of excessive bulk. Based 
on these characteristics, the design of the proposed house appears to conflict with the required finding 
that the perception of excessive bulk and mass be minimized in relation to the immediate 
neighborhood (Finding d attached below). 
  
The modern contemporary style architecture and building forms are not compatible within the context 
of the immediate neighborhood. A majority of houses in the neighborhood are one-story homes that 
have simple roof forms, lower scale eave lines, and utilize rustic materials. The proposed residence 
includes taller flat roof elements, a high degree of building articulation, and modern exterior finishes. 
The design includes a variety of wall planes at varying depths that results in complex forms. The forms 
are not consistent with the overall pattern of the residences in the neighborhood, which have more 
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uniform planes and simple forms. The variation of depths in the project’s forms, combined with the 
exterior material differences, create a complex structure that deviates from the uniform materials and 
simplified forms in the existing neighborhood. A majority of houses in the immediate neighborhood 
use wood siding or stucco as their main material choices for exterior walls, which are typically lighter 
materials. While the proposed project has stucco to tie it into the existing neighborhood, the other 
materials are not commonly seen. The use of horizontal wood siding rather than traditional wood 
siding, along with a stone veneer, vary from typical material choices in the neighborhood. The stone 
veneer is shown on columns and portions of the second-story, including a vertical two-story tall 
portion on the stairwell form. The use of stone veneer on these portions of the residence accentuates 
the bulkiness of the building. Overall, the design of the proposed house appears to conflict with the 
required finding that the project’s general architectural considerations, its relationship with the site 
and other nearby buildings, and its exterior materials be compatible with the character of adjacent 
buildings (Finding e attached below). 
 
Privacy  
With regards to privacy, the Residential Design Guidelines are most concerned with second story sight 
lines having direct line of sight into neighboring yards and residences, especially at the side elevations.  
Some visual impacts may occur if they are found to avoid unreasonable interference with views and 
privacy impacts (Finding d attached below).   
 
On the front elevation, there are two decks on the second story. The leftmost deck is about 49 square 
feet while the rightmost deck is about 60 square feet. The decks are approximately 54 feet from the 
front property line and are recessed in a manner that limits views to the side properties. The decks 
overall design and placement in relation to the adjacent properties should mitigate any unreasonable 
impacts to privacy. There are numerous windows on the second-story of the front elevation; screening 
from the existing front yard olive trees and proposed landscaping helps mitigate impacts from the 
larger windows, and the windows do not appear to unreasonably impact privacy. 
 
The second story that is closest to the left-side property line does not have any windows.  The only 
visible windows on second story of the left elevation are a small 1.5-foot-wide bedroom window and 
the stairwell window, which are 56 feet or more from the side property line. Based on the setback 
distances, there are not any unreasonable privacy impacts related to the left side elevation.  
 
On the right elevation, there are four windows at the second story, all of which are located in 
bedrooms and bathrooms. The sill heights for these windows is approximately four feet and they are 
at least 22.8 feet or more from the right-side property line. In general, staff recommends four and a 
half feet sill heights to reduce the direct line of sight into neighboring yards and residences. However, 
privacy impact concerns should be mitigated by the placement of the windows in the bathrooms, 
window dimensions, distance to property lines, and proposed pittosporum hedges, which will provide 
screening.  
 
On the rear elevation, there are several larger two-story windows and a deck area. The deck is 168 
square feet in area and is 66.8 feet from the rear property line. A section cut diagram on Sheet A9 
shows that the deck is 122.6 feet from the rear neighbor’s deck. The rear deck is designed similarly 
to the front second story decks and is recessed into the house. The recessed design helps limit views 
to the adjacent neighbors on the sides. The distance between the decks, along with the placement, 
helps mitigate any unreasonable privacy concerns from the rear deck. Although the second-story 
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rear windows are approximately 5 feet tall, they are distanced at least 63 feet from the rear 
neighbor’s property. There are also existing mature trees and proposed topiary trees.  The distance 
and vegetation should reduce any unreasonable privacy impact concerns. Overall, the proposed 
residence mitigates privacy concerns through careful deck placement, landscaping, and setbacks that 
exceed the minimum requirements for a second story.  
 
Trees and Landscaping 
There is a total of 13 trees on the project site, most of which are proposed to remain on the site. The 
only trees scheduled for removal are a 14-inch diameter tree (Tree No. 7), which must be removed in 
order to construct a new driveway, and a small 6-inch diameter plum tree (Tree No. 5). The mature 
trees to remain include an 18 inch and 50-inch diameter redwoods (Tree Nos. 1 and 2), several 12-24-
inch diameter olive trees, and a smaller 6-inch oak. The oak and redwoods are located in the rear yard 
and should provide screening for the northwest portion of the property. The olive trees in the front 
could potentially help screen the proposed house and hide the mass and bulk of the design. The 
existing mature trees on site should help provide screening and potentially mitigate concerns with 
mass and bulk.  
 
The proposed landscaping includes numerous screening species, particularly on the right and rear sides 
of the property. Pittosporum hedges will be planted along the right-side property line, which will span 
most of the length of the proposed residence. English laurel hedges will be planted along the central 
rear property line, which will provide a dense hedge-like appearance consistent with other hedges in 
the neighborhood. The front yard proposes dwarf varieties of magnolia and fruit trees, which will 
provide additional screening with the existing mature olive trees. Overall, the landscaping appears to 
be designed to maintain existing mature trees, be consistent with the landscaping throughout the 
neighborhood, and screen the residence from adjacent neighbors.  
 
Alternatives 
If the Commission disagrees with the staff recommendation, the Commission could: 1) make positive 
design review findings and approve the project; or 2) modify the project and/or conditions in order 
to make positive design review findings.  If the Commission votes to approve this project, staff 
recommends the Commission direct staff to incorporate standard conditions of approval pertaining 
to the development of the property including but not limited to tree protection, grading and drainage, 
green building, fire sprinklers, water efficient landscaping and undergrounding utilities, etc. into the 
approval. 
 
Environmental Review 
This project is categorically exempt from environmental review under Section 15303 of the California 
Environmental Quality Act because it involves the construction of a single-family dwelling in a 
residential zone. 

Public Notification  
A public meeting notice was posted on the property and mailed to 13 nearby property owners on 
Coronado Ave, Cherry Ave, and Sylvian Way. The Notification Map is included in Attachment C.   

Cc: Upendra Chinta and Durga Bhavani, Property Owners  
Daryl Harris, Applicant and Architect  
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Attachments: 
A. Application and Letters from Applicant 
B. Neighborhood Compatibility Worksheet 
C. Area, Vicinity and Public Notification Maps 
D. Material Boards 
E. Renderings 
F. Neighbor Feedback 
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FINDINGS 
 

19-SC-01 – 119 Coronado Avenue 
 

With regard to design review for the new two-story house, the Design Review Commission finds the 
following in accordance with Section 14.76.050 of the Municipal Code: 
 
a. The proposed new house does NOT comply with all provisions of this chapter; 
 
b. The height, elevations, and placement on the site of the proposed new house, when considered 

with reference to the nature and location of residential structures on adjacent lots, will avoid 
unreasonable interference with views and privacy and will consider the topographic and geologic 
constraints imposed by particular building site conditions; 

 
c. The natural landscape will be preserved insofar as practicable by minimizing tree and soil removal; 

grade changes shall be minimized and will be in keeping with the general appearance of 
neighboring developed areas; 

 
d. The orientation of the proposed new house in relation to the immediate neighborhood will NOT 

minimize the perception of excessive bulk and mass; 
 
e. General architectural considerations, including the character, size, scale, and quality of the design, 

the architectural relationship with the site and other buildings, building materials, and similar 
elements have NOT been incorporated in order to insure the compatibility of the development 
with its design concept and the character of adjacent buildings; and 

 
f. The proposed new house has been designed to follow the natural contours of the site with minimal 

grading, minimum impervious cover, and maximum erosion protection. 
 
 
 


































































	19-SC-01, 119 Coronado Ave DRC.rpt
	Attachment A_19-SC-01, 119 Coronado Ave
	Attachment B_19-SC-01, 119 Coronado Ave
	Attachment C_19-SC-01, 119 Coronado Ave
	Attachment D_19-SC-01, 119 Coronado Ave
	Attachment E_19-SC-01, 119 Coronado Ave
	Attachment F_19-SC-01, 119 Coronado Ave

